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March 21, 2006 
 
Greetings: 
 
Rapid growth is welcome in the City of Lowell.  But, the city needs improvements to cure 
inadequate infrastructure to assist in promoting economic growth.  Having a low tax base and 
a building moratorium due to water and sewer problems, the growth is also a major source of 
economic stress.  Fortunately, the Arkansas Legislature has taken steps to provide relief to 
Arkansas’ cities through Tax Increment Financing (TIF). 
 
Act 2231 of the 85th General Assembly provides the mechanism for using the taxes from 
increased real estate values to help finance critical infrastructure improvements.  The City of 
Lowell is a textbook case of a community needing help from TIF revenues.  Recognizing this, 
the Lowell City Council passed Ordinance No. 693 which established the City’s TIF district. 
 
The TIF Project Plan includes a number of “blue collar” projects that facilitate the kind of 
smart growth that will make our city benefit from economic growth rather than impeded by 
inadequate infrastructure.  “Blue collar” type projects do not involve building hotels or 
shopping centers, but rather lay the groundwork of infrastructure, such as: 
 
●   Improved streets, intersections and signalization, 
 
●   Water system connections, sewer instead of septic systems, improved drainage systems, 
 
●   New park and trail development for the improvement of the entire community. 
 
The projects we are proposing fit well in the purposes of Arkansas Code § 14-168-301.  The 
definition of “blighted areas” includes the “predominance of defectiveness or inadequate 
street layout” and “substantially impairs or arrests the sound growth of a city, retards the 
provision of housing accommodations, or constitutes an economic or social liability and is a 
menace to the public, safety, morals, or welfare in its present condition and use, or any area 
which is predominantly open and which because of lack of accessibility … substantially 
impairs or arrests the sound growth of the community.” 
 
We are pleased to present this plan and implement this new economic tool.  We believe the 
proposed TIF program projects will improve and enhance the existing condition for the 
betterment of all properties in the TIF district, and for all citizens of Lowell. 
 
Sincerely, 
 
 
 
Phil Biggers 
Mayor    



CITY OF LOWELL 
TIF PROJECT PLAN OVERVIEW 

 
 
Arkansas Act 2231 details the elements to be included in the redevelopment district 
project plan. An overview of these elements is provided below. Each item is referred to 
by the paragraph and item designation given in Section 2, Arkansas Code 14 – 168 – 306. 
Also included in the Project Plan is a map of the TIF District (page 5) and a copy of the 
City Ordinance that formed the District (pages 1 - 4). 
 
 (b) (1) List of Improvements. The project plan includes 37 potential projects for the 
benefit of the district. The 37 potential projects are divided into an “A” and a “B” list to 
help sort them into priorities for construction. The potential projects include streets, 
drainage improvements, water, sewer, park, sidewalk, and trail projects. The projects are 
described in detail in pages 6 – 19 of the Project Plan. The projects are scattered 
throughout the district and some extend across the district. A map of the project locations 
is provided on page 20. 
 
(b) (2) (A) and (B) Economic Analysis. An economic analysis was performed by the 
University of Arkansas Center for Business and Economic Research. It is included in its 
entirety on pages 21 - 24.  
 
(b) (2) (C) ADED Review. The economic analysis has been reviewed by Arkansas 
Department of Economic Development and a copy of that review is included on pages 
25 - 26. 
 
(b) (3) Project Costs. The scope and cost of each project is given in the project 
descriptions, pages 6 - 19. The total cost for the projects is listed on page 27 – 29. 
 
(b) (4) Financing Methods. TIF financing is the primary method of funding the 
proposed projects. Some funding is provided by matching grants from the Arkansas 
Highway Department. In under-developed areas, situations occur where developers are 
required by the City to improve their half of a substandard street. In most of those cases it 
really is not practical or safe to only improve half the street. In some of those cases, TIF 
funding would be used to capitalize on the work funded by the private development. The 
breakdown of total project costs and the funding to be provided from different sources is 
given in the table on pages 27 - 29.  
 
(b) (5) Certification of the Base Tax Valuation. This is provided on page 30. 
 
(b) (6) Other Revenues.  The table on pages 27 - 29 itemizes the expected sources of 
funding for the projects. In most cases, these other sources of funds will be used to 
decrease the cost of the project to the City and the funds may not actually be deposited to 
the special fund of the redevelopment district. 
 
(b) (7) Existing Land Use Map. This is the current zoning map for the properties in the 
district. It is included on page 31. 
 



(b) (8) Map of Proposed Uses. This is the map of the Comprehensive Land Use Plan and 
it is included at page 32.                                               
 
(b) (9) Proposed Zoning Ordinance Changes. The City of Lowell is currently working 
on a revised zoning ordinance. The purpose is to bring the nomenclature of the land use 
types into conformance with the Comprehensive Land Use Plan. The proposed zoning 
ordinance revision is not precipitated by or dependent on the TIF District. It will not 
change the proposed growth or needs in the improvement district. 
 
(b) (10) Cross References. The project plan will not affect changes to any City master 
plan, map, building codes or ordinances. The projects and construction proposed will 
conform to the City requirements in place at the time of construction. The location and 
scope of projects, and the rationale for the selection of projects was heavily influenced by 
the City of Lowell Comprehensive Plan 2025. 
 
(b) (11) Non-Project Costs. There are no non-project costs. All costs are included in 
those contained within the definition of project costs given in Arkansas code 14 – 168 – 
301 (10). 
 
(b) (12) Displacement Plan. Only one home is located in the proposed right-of-way of 
these projects. The property owner would be paid the fair market value of his property 
and he would coordinate his own relocation to another property. 
 
(b) (13) Job Creation.  The anticipated amount of the bonds that will be issued for 
construction costs is about $12 million.  The projects do not include the construction of 
buildings or businesses.  Instead, roads, utilities, park improvements, and sidewalks will 
be built.  The only jobs to be directly tied to the TIF-generated bonds are construction 
jobs for truck drivers, pipe layers, heavy equipment operators, estimators, concrete 
finishers, etc.  Since most of the cost of these projects is in materials, equipment, and 
fuel, we estimate the labor portion to be only 25 percent.  The $12 million in projects will 
be completed in two phases – the first will be a $3 million bond issued in the first quarter 
of the Lowell TIF history, with a second bond issue of $9 million at a later date.  
Assuming one-quarter ($3 million) of the $12 million in anticipated projects will be spent 
on labor and assuming an income of $40,000 per year for construction jobs, 75 new jobs 
will be created over the 25 year period (three per year).   
 
In addition to the direct construction jobs from the bond issue, some of the tax increment 
will come from new buildings and infrastructure built by property owners, not the city. 
 
Of the 7 % growth in the tax base in our TIF District, we have assumed an extremely 
conservative estimate of 2 % of the growth from new buildings and infrastructure (29 
percent of the 7 %), with the remaining 5 % representing the actual property and existing 
buildings (71 percent of the 7 %). 
 
According to the UA Economic Analysis, in the course of the 25-year history of the TIF 
District, $159,345,097 is the growth of the assessed value.  Assuming that 29 percent of 
this growth is from new buildings and infrastructure and that the assessed value is 20 % 
of market value, the new buildings and infrastructure will have a market value of $227 
million.                                                                                                                                                        



 
Assuming that one-fourth of the $227 million will be spent on labor costs and assuming 
an income of $40,000 per year for construction jobs, 1,400 new jobs will be created for 
the construction of new buildings and infrastructure over the 25 year period (56 per year). 
 
(c) (1) Indebtedness. Based on the Economic Analysis, the amount of indebtedness that 
can be justified is $12.7 million. We anticipate incurring that full amount.  
 
(c ) (2) Tax Increment.  Based on the UA Economic Analysis, the amount of the tax 
increment is just over $1.5 billion in the 25-year period for the full tax millage from all 
sources.  However, the only millage funds proposed in the plan are the City of Lowell 
(5.0 mills) and Benton County (6.0 mills).  Therefore, the amount of the tax increment 
that is available for this project plan is $16.6 million (the Projected Yield). 
 
(c) (3) Method of Calculation. Although the average annual growth rate of the assessed 
values was 16.7 percent. However, County record keeping during this same time period 
indicated a year-on-year growth rate of only 2.4 percent. Therefore, the Economic 
Analysis assumed a weighted average growth rate of 7.2 to 7.6 percent throughout the 25 
year period. The base valuation of $32,725,890 for the 612 parcels included in the district 
was increased by the growth rate each year. The yearly increase in the valuation over the 
base year is the projected increment. This method of calculation is described more fully 
in the UA Economic Analysis on pages 21 – 24.  
 
(c) (4) Other Revenues. There are no other revenues available to secure the tax 
increment financing or to retire the bonds obtained through the tax increment financing 
tool. 
 
(c) (5) Other Provisions. No other provisions are considered. 
 
(d) Remaining Funds. All TIF funds will be used to complete projects. Several of the 
projects have flexible scope and can be expanded or compressed to match actual 
availability of funds. Examples are the park improvements, sidewalk repair and 
reconstruction, and street extensions. 
 
(e) Public Hearing. A public hearing was held on September 5, 2006 to obtain public 
input into the project plan. The minutes of the public hearing are on file in the City 
Administration building. 
 
(f) Project Plan Ordinance.  A copy of the City Ordinance approving the Project Plan is 
included on page 33.      
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ORDINANCE NO. 693 
 

AN ORDINANCE CREATING A REDEVELOPMENT  
DISTRICT FOR CERTAIN PROPERTY LOCATED IN THE 

 CITY OF LOWELL, ARKANSAS; AND PRESCRIBING OTHER 
MATTERS RELATED THERETO. 

 
         WHEREAS, the City of Lowell , Arkansas (“the City”) is authorized and empowered 
under the provisions of Amendment No. 78 to the Arkansas Constitution and Title 14, 
Chapter 168, Subchapter 3 of  the Arkansas Code of  1987 Annotated (“the Act”) to create 
a redevelopment district for the purpose of financing one or more redevelopment projects 
within the district; and 
 
         WHEREAS, it is the proposed that the City create a redevelopment district under 
Amendment No. 78 to the Arkansas Constitution and the Act consisting of property 
located along the commercial corridor of Interstate 540, Arkansas Highway 264 West 
(Monroe Avenue) and U.S. Highway 71 Business, for the purpose of financing some of the 
infrastructure improvements within the district; and 
 
         WHEREAS, pursuant to and in accordance with the provisions of the Act, a public 
hearing was held on December 9, 2004, before the City Council on the question of the 
creation of the redevelopment district; 
 
          NOW, THEREFORE, BE IT ORDAINED by the City Council of the City of 
Lowell, Arkansas: 
 
          Section 1.   A redevelopment district is hereby created as of the date of adoption 
of this Ordinance. 
 
          Section 2.         The name of the redevelopment district shall be “Redevelopment 
District No. 1 of the City of Lowell, Arkansas.” 
 
          Section 3.         The boundaries of the redevelopment shall be as follows: 
 
          Legal Description – Beginning 206’ south of the NW Corner of the SW/SW of 
Section 4, Township 18N, Range 30W; 
 
Thence 659’ more or less to a point; 
 
Thence north to the north line of the SW/SW of Section 4, Township 18N, Range 30W; 
 
Thence east to the SW Corner of the East Half of the NW/SE of Section 3, Township 18N, 
Range 30W; 
 
Thence north to the NW Corner of the East Half of the NW/SE of Section 3, Township 
18N, Range 30W; 
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Thence east to the NE Corner of the NW/SE of Section 3, Township 18N, Range 30W; 
 
Thence north to the NE Corner of the SW/NE of Section 3, Township 18N, Range 30W; 
 
Thence east to the SW Corner of the East Half of the NW/NW of Section 2, Township 
18N, Range 30W; 
 
Thence north to the NW Corner of the East Half of the NW/NW of Section 2, Township 
18N, Range 30W; 
 
Thence east to the NE Corner of the NE/NW of Section 2, Township 18N, Range 30W; 
 
Thence south to the SW Corner of the SW/SE of Section 2, Township 18N, Range 30W; 
 
Thence east along the south line of the SW/SE 470’ more or less; 
 
Thence north 151’ more or less; 
 
Thence east 304’ more or less; 
 
Thence south to the intersection of the south line of the northern quarter of the NW/NE of 
Section 11, Township 18N, Range 30W; 
 
Thence east 47’ more or less to the western boundary line of Center Point Park Unit 2; 
 
Thence south and east along Center Point Place Unit 2 and 3 to the SW Corner of the 
SE/NE of Section 11, Township 18N, Range 30W; 
 
Thence east along the south line of the SE/NE of Section 11, Township 18N, Range 30W 
to the SE Corner of the West Half of said SE/NE; 
 
Thence north approximately 1398.62’ along the east side of Center Point Park Unit 1 and 3 
to a point on the East Side of Center Point Park Unit 1; 
 
Thence South 83 degrees 59’ 36” West, 83.17’ to a point; 
 
Thence North 71 degrees 42’ 6” West, 254.80’ to a point; 
 
Thence North 21 degrees 9’ 53” West, 106.15’ to a point; 
 
Thence North 10 degrees 43’ 30” West, 58.07’ to a point; 
 
Thence North 38 degrees 24’ 48” West, 50.14’ to a point; 
 
Thence North 22 degrees 28’ 21” West, 199.10’ to a point; 
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Thence north to the south line of the SE/SE of Section 2, Township 18N, Range 30W; 
 
Thence east along the south line of the SE/SE of Section 2, Township 18N, Range 30W 
 To a point 367’ west more or less from the SE Corner of said SE/SE; 
 
Thence North 0 degrees 0’ 54” West, 1285.49’ to a point; 
 
Thence west to the SE Corner of the West Half of the NE/SE of Section 2, Township 18N, 
Range 30W; 
 
Thence north to the NE Corner of the West Half of the NE/SE of Section 2, Township 
18N, Range 30W; 
 
Thence west to the SW Corner of the SE/NE of Section 2, Township 18N, Range 30W; 
 
Thence north to the NW Corner of the NE/NE of Section 35, Township 19N, Range 30W; 
 
Thence east to the NW Corner of the East Half of the NE/NW of Section 36, Township 
19N, Range 30W; 
 
Thence southwest to a point on the West Line of the SE/NW approximately 535’ north of 
the SW Corner of said Section 36, Township 19N, Range 30W; 
 
Thence south to the SW Corner of the NE/SW of Section 36, Township 19N, Range 30W; 
 
Thence east to the NE Corner of the SE/SW of Section 36, Township 19N, Range 30W; 
 
Thence south to the SE Corner of the SE/SW of Section 36, Township 19N, Range 30W; 
 
Thence west to the SW Corner of the SE/SW of Section 36, Township 19N, Range 30W; 
 
Thence south to the SW Corner of the SE/SW of Section 12, Township 18N, Range 30W; 
 
Thence west to the SW Corner of the SE/SE of Section 10, Township 18N, Range 30W; 
 
Thence north to the NW Corner of the NW/SE of Section 10, Township 18N, Range 30W; 
 
Thence west to the SE Corner of the West Half of the SE/NW of Section 10, Township 
18N, Range 30W; 
 
North to the SW Corner of the NE Quarter of the SE/NW of Section 10, Township 18N, 
Range 30W; 
 
Thence west to the West Line of the SE/NW of Section 10, Township 18N, Range 30W; 
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Thence north to the NW Corner of the SE/NW of Section 10, Township 18N, Range 30W; 
 
Thence west to the NW Corner of the SW/NW of Section 9, Township 18N, Range 30W; 
 
Thence north to the point of beginning. 
 
          Section 4.          The City Council hereby finds and determines that the real property 
within the redevelopment district will be benefited by increasing employment and proceed 
toward meeting the goals expressed in the City of Lowell Comprehensive Plan 2025. 
 
          Section 5.          There is hereby established a special fund as a separate fund into 
which all tax increment revenues and other revenues, if any, designated by the City 
Council for the benefit of the redevelopment district shall be deposited, and from which all 
project costs shall be paid.  As provided in the Act, the special fund may be assigned to 
and held by a trustee for the benefit of bondholders if tax increment financing is used. 
 
          Section 6.          The provisions of this Ordinance are hereby declared to be 
separable, and if section, phrase or provision shall for any reason be declared to be invalid, 
such declaration shall not affect the validity of the remainder of the sections, phrases and 
provisions. 
 
          Section 7.          All ordinances, resolutions and parts thereof in conflict herewith are 
hereby repealed to the extent of such conflict. 
 
          PASSED and APPROVED the 21st day of December, 2004. 
 
                                                                            APPROVED: 
 
ATTEST: 
 
                                                                           _______________________________ 
                                                                                                    Mayor 
 
_____________________________ 
                    City Clerk 
 
 
SEAL  



TIF District 
 Boundaries 

(Blue Hatch Marks) 
As passed in 

 Ord. No. 693 
                      on 

 Dec. 21, 2004 
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LOWELL 2006 TIF PROJECT PLAN 
TIF PROJECT DESCRIPTIONS 

 
 

The selection of the following “A” list projects has been difficult. Not because each project did not 
deserve to be on the “A” list, but because many other projects were also worthy candidates and 
were high on the City needs list. Lowell is a small but rapidly growing city, which is the recipe for 
pressure on under-designed infrastructure.  Hopefully the economic forecast for the TIF district is 
conservative and the actual tax increment will be higher.  If so, additional bond issues may be 
justified in the future and more projects can be built. 
 
The numbering of the projects in the ‘A’ and the ‘B’ lists is only for convenience in discussing the 
projects.  The numbering is not the ranking or priority for construction.  The actual construction of 
the projects on these lists will vary based on a variety of factors including design completion, 
permitting, and relocation of utilities. Changes in project costs due to inflation and contingencies 
will also affect actual project priorities. And, availability of project matching funds from the State 
or from private developers will impact these priorities. For these reasons it is possible that projects 
from the “B” list today may be moved ahead of some “A” list projects tomorrow.  
 
The following descriptions are provided to establish the cost and scope of the projects. The 
descriptions are also written to describe the contribution that each project will make to the 
infrastructure serving the properties in the TIF District. 
 
 
    

“A” List 
 

   
1. INTERCHANGE OF U.S. 71B AND ARK. HWY. 264 (MONROE AVE.) 

TIF AMOUNT $600,000 
 
This interchange handles about 28,000 vehicles per day and is the interchange on 71B that is 
closer to I-540 than at any other in Northwest Arkansas. The proposed project will improve and 
add to the turning lanes, improve traffic flow, and shorten waiting time at the intersection. All 
streets at the intersection will have dual left-lane turn configurations for a total of three lanes on 
the right hand side.  The ultimate build out will require an additional partial right-hand turnout at 
the intersection, leaving a total of four lanes with a partial fifth lane right-hand turnout on all four 
right-hand lanes with two lanes on the left side. Re-signalization will be required as well as 
additional ROW from all four corners.  
 
The estimated cost of the project is $3,000,000. The State Highway Department has made this a 
priority in the overall state transportation plan and has committed $1,200,000 in 2006 – 2010 and 
another $1,200,000 in 2011 – 2015. The City portion will be will be $600,000. This project will 
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benefit all the properties in the TIF District and the City hopes to fund the City match with TIF 
District bonds.  

 
2. ROBINSON IMPROVEMENTS FROM U.S. 71B to DIXIELAND STREET 
      TIF AMOUNT $2,250,000 

 
Much of the Lowell traffic congestion is due to having only one center city east-west corridor 
(Monroe Street) to connect to I-540 and only one signal light for west-bound traffic. With the 
forthcoming extension of Dixieland from Monroe to Pleasant Grove, an opportunity exists to 
provide another east-west connection by improving Robinson from 71B to Dixieland. A signal 
light on 71B at Robinson will facilitate the use of this new route. 
 
The project length of Robinson Road from 71B to the proposed Dixieland is 3,390 ft. or 0.64 
miles. The roadway section will be three lanes with the center lane designated a continuous turn 
lane. The street will include curb and gutter, sidewalks on both sides, and storm sewer. New 
signalization at 71B and Robinson will be included. 
 
The preliminary cost estimate for these improvements is $2,500,000. Of that amount the City is 
expecting to receive approximately $250,000 from developers for the portion of the street 
improvements attributed to their projects. The net cost from the TIF bond is budgeted at 
$2,250,000. 

 
 

3. MONROE AVE EAST from the RAILROAD to OLD WIRE ROAD – PHASE 1 
TIF AMOUNT $544,000 
 
This project includes an extension to one of Lowell’s most important transportation routes. 
Monroe Avenue is designated a Principal Arterial and the street master plan envisions the 
continuation of Monroe eastward to connect to Old Wire Road. It is expected that Old Wire Road 
will be transferred into the State Highway system in the future and will become a part of Ark. 
Hwy. 265 that will connect south Fayetteville to North Rogers. The link to Monroe will provide 
the shortest and most convenient route for traffic on the east side of Washington County and the 
Beaver Lake area to connect to U.S. Hwy. 71B and I-540 Northbound and to the Regional Airport 
via Ark. Hwy. 264. 
 
Monroe Avenue will be built with a 100-foot wide right of way, a 64-foot wide street cross 
section, and six-foot wide sidewalks on each side. A landscaped buffer strip is to be located 
between the curb and the sidewalks. New storm drainage will be required as well as utility 
relocation. The private utility companies will be expected to relocate their facilities at their 
expense. Additional right of way and easement procurement will be required.  
 
This particular project length is approximately 1,500 feet from Jackson Street intersection at the 
Railroad to the connection to existing Monroe Avenue segment near Brandon Street. The cost of 
construction is estimated to be $1,544,000. The Arkansas Highway and Transportation  
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Department (AHTD) has indicated a willingness to contribute $1,000,000 to this project in the 
2006 – 2010 funding period, leaving $544,000 for the City’s portion of the cost. The City portion 
would be funded from the TIF District bonds. The availability of the State funds and the 
importance of this principal arterial for Lowell and for the overall region make this an “A” list first 
priority for funding from the TIF District. The impact will benefit all those in the TIF district. 

 
 
    4.     MONROE AVE EAST from the RAILROAD to OLD WIRE ROAD – PHASE TWO 

TIF AMOUNT $1,800,000 
 

This is the continuation of the East Monroe project listed above. It will be a four-lane arterial with 
a center landscaped median. To make the East Monroe arterial effective, this segment of that 
project needs to also be completed. The total distance is 1,750 feet. Of this, 1,250 feet will be 
located in the City Park and will include a pedestrian underpass to connect the north and south 
portions of the park. The remaining portion is east of the park and will connect to Old Wire Road. 
The estimate for this project is $1,800,000. 
 
 

 5.     CHRISTIE CREEK DRAINAGE 
TIF AMOUNT $200,000 

 
A four-acre regional detention basin is proposed to help reduce the flooding problems experienced 
in the Christie Creek drainage basin. This is a cooperative venture with Lowell and Bethel 
Heights, since a portion of the drainage comes from the Bethel Heights area. The total cost is 
estimated at $500,000. The Lowell portion is estimated at $200,000 and Bethel Heights’ portion of 
the cost will be about $300,000. 

 
A system of charges will be installed to help recover Lowell’s investment over the next ten years. 
The payments will be made in lieu of the normal detention requirement that the developer 
normally makes. The regional detention basin will provide the required detention and eliminate the 
maintenance required for a large number of smaller, scattered detention basins at individual 
developments.    

 
 
6.    NORTH GOAD SPRINGS ROAD from OAKWOOD AVENUE to ARK. HWY 264 

 TIF AMOUNT $1,250,000 
 
 Goad Springs Road is a critical north-south artery for the future. When built, it will reach from 
Appleblossom Ave. to Pleasant Grove Road, matching Dixieland St. on the opposite side of I-540. 

 The design cross section is a four-lane arterial. 
 
The overall cost of this 3,900-foot roadway is estimated at $2,750,000. However, it is flanked on 
both sides by retail and commercial property and we expect a significant amount of that land to be 
developed over the next ten years. 
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Developers will be expected to build their half of Goad Springs Road as they develop their 
properties. However, the City may not be able to withstand pressure to wait for developers to 
totally open this important route. Therefore, we expect that the City should budget $1,250,000 to 
be used to complete this project.    
 
       

 7.     INSTALL or RENOVATE SIDEWALKS in OLDER SECTIONS of CITY 
    TIF AMOUNT $400,000 
 

Even within the TIF Improvement district there are many sidewalks that were never built,    or are 
old, narrow, and broken. The older sidewalks do not have handicap ramps or tactile warning 
devices. The hope is that at least one quarter of a mile of new or replacement sidewalks could be 
installed each year for ten years. Much of the work could be by City crews and some public 
service labor. The cost would be about $40,000 per year. The 10-year plan would could about 
$400,000.  

 
 
8.    DOWNTOWN LOWELL DISTRICT 

TIF AMOUNT $1,000,000 
 
Because of the large area of open land in the proximity of the historic part of the City, Lowell has 
an opportunity to see the construction of a unique downtown district with architecture and street 
front shops and offices.  This area will need improved utilities, drainage, sidewalks and streets.     
A new cross-street through the property may be needed to maximize the potential of the area. 
 
The City will likely need to support the growth and development of the downtown theme and 
locate City facilities in the downtown area to anchor the business population of the district.  The 
cost for these improvements could be staged over time and in response to proposed to developer 
investments.  An investment by the City of $1,000,000 or more could help create a unique 
destination the City will be proud of and a place where other investors will be attracted. 
 
 

9.     SEWER INFRASTRUCTURE TO NON-SEWERED AREAS 
TIF AMOUNT $750,000 
 
The City is working with Springdale Water Utilities to install a new Puppy Creek Interceptor. This 
will provide the much needed capacity for Lowell’s sewer system in the Puppy Creek drainage 
basin. The properties on the east side of I-540 will be able to utilize this new capacity immediately 
because there are existing sewer collection mains in place. 

 
The properties on the west side of I-540 will not be able to utilize the new capacity because there 
are no collection lines. These properties are located as much as two miles from the new Puppy 
Creek Interceptor. The City would like to extend two to four sewer collector lines up into this area 
to reduce the burden on property owners and to encourage the start up of tax generating 
businesses. Some of the properties will still be about one mile from these new mains, but the 
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accessibility will be greatly improved over the current condition. The sewer mains will be 10-
inches, 12-inches and 15-inches in diameter. The cost estimate for these start-up watershed 
collectors will be about $1,000,000. However, we anticipate that developers will contribute to 
these projects so our estimate of the TIF funds needed is $750,000. 
 

  10.    EAST-WEST ARTERIAL U.S. 71B to HONEYSUCKLE STREET 
         TIF AMOUNT $250,000 

 
Good planning provides for east-west arterials across a city at about one-mile increments. 
Appleblossom Ave. and Monroe St. are spaced about one mile apart, but it is two miles from 
Monroe St. to Pleasant Grove Road. Another east-west arterial is needed near Tucker School. The 
City is fortunate to be able to coordinate a new arterial and combine it with new development 
projects. As part of the construction of Honeysuckle Meadows and Lowell Crossing, the first one-
half mile of the new arterial road will be built. It will be a four-lane boulevard and will include a 
traffic signal at U.S. 71B and a new railroad crossing.  The City has made a commitment to 
contribute $250,000 from the Lowell TIF bonds to help make this project a reality. 
 

 
“B” List 

 
11.   MONROE AVENUE SIGNAL IMPROVEMENTS  

           TIF AMOUNT $100,000 
 
           Traffic management along Monroe Avenue could be greatly improved with the addition of video 
           detection and radio equipment. These improvements are needed for the signals at Dixieland Street 

        and at the signals at the I-540 off ramps. The estimated cost for these improvements is $100,000. 
 

  
  12.     ZION ROAD WATER SYSTEM 
            TIF AMOUNT $500,000 
 

The southwestern side of Lowell contains one square mile of land area and approximately 60 
homes with no public water supply. The homes are on individual private water wells and several 
of them experienced water shortages during the summer of 2005. 
 
The water master plan requires a 12-inch water main north-south along Zion Road to connect an 
existing 12-inch main on Brown Road to another 12-inch main on Ark. Hwy. 264. When 
completed this new main will provide a strong water infrastructure for southwest Lowell and will 
make water service immediately available to about 50 homes. Other homes will be connected as 
additional 8-inch east-west lines are added over time. 
 
The project will require one mile of 12-inch main plus fire hydrants and valves. These fire 
hydrants are important to maintain the City’s excellent ISO 3 rating for fire protection. The cost 
estimate for the project is $500,000. 
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  13.     SOUTH GOAD SPRINGS ROAD TO APPLEBLOSSOM AVENUE 
TIF AMOUNT $1,700,000 
 
The newly annexed portion of Lowell on the west side of I-540 is sorely lacking in good north-
south transportation corridors. This is complicated by the expensive bridges needed to cross Puppy 
Creek and Christie Creek. The current roadway crosses on a narrow one-lane bridge that requires 
annual repairs to maintain its structural safety. This bridge is off limits to trucks, requiring that 
they travel on the opposite side of I-540 along a route that is several miles out of their way. 
Furthermore, the existing route passes alongside a residential area of Lowell. Clearly, the City 
needs to provide an alternate route for the anticipated growth in this area and to address the 
existing unsafe conditions. 
   
The proposed project involves the development of a new route for Goad Springs Road beginning 
at a sharp curve near Puppy Creek and proceeding southwesterly across Puppy Creek to 
Appleblossom Ave. The southern portion of the new route will divert traffic away from the 
existing residential area to route parallel to and adjoining the ROW of I-540. The new route will 
require large box culvert or bridge crossings at Puppy Creek and Christie Creek. The connection to 
Appleblossom Ave. is strategic because the avenue is the major east-west arterial route across the 
southern city limits. 
 
The total length of the new route is 3,200 feet. Goad Springs is rated a collector with 65-feet of 
right of way and a 41’-wide street section with curb and gutter. A five-foot wide sidewalk is 
proposed along the west side. With the two stream crossings, the cost estimate is $2,600,000.  

 
It would not be practical to assume that the City could finance and build such an expensive and 
important route in the short term. Fortunately, it is anticipated that approximately one-third of the 
construction cost will be provided by developments anticipated along I-540. They will contribute 
right of way for the road and pay for the western half fronting their developments. The City will 
pay for road construction on the eastern half of the road, and for bridge construction. This project 
is not currently listed on the Highway Department transportation funding plan and we do not 
anticipate that State or Federal funds will be available to supplement the local funding. Therefore, 
the City share funded through the TIF bonds is estimated to be $1,700,000. 
 
    

  14.     SABRE HEIGHTS SEWER & DRAINAGE SYSTEM 
TIF AMOUNT $2,000,000 
 
Of the 85 homes in this subdivision almost half have reported septic system problems. Some 
report wet areas in their back yards to the point that they will not permit their children to play 
there. With these problems, it is not surprising that the subdivision also has drainage problems, 
particularly in the middle of the horseshoe configuration. 
 
The City proposes to construct a network of sanitary sewer lines and retrofit them into the 
subdivision. Each home would be required to abandon their existing septic tank system and 
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connect to the new system. A preliminary layout by Rogers Water Utilities indicates the need for 
about 8,000 feet of 8-inch and 10-inch sewer mains and 34 manholes. Their budget estimate of the 
sewer project is approximately $1,500,000.              

 
The drainage improvements will require installing storm drains in open ditches. The estimated 
quantities are 5,000 feet of 12-inch to 24-inch RCP installed at a cost of approximately $500,000.  
 
The total cost for the Sabre Heights improvements is estimated at $2,000,000.  No additional 
contributions or grants are expected so the entire project will be funded from the TIF District 
bonds. Sabre Heights is located entirely within the TIF District boundary. 
 
 

15.     NORTHEAST DRAINAGE IMPROVEMENTS 
TIF AMOUNT $300,000 

 
The northeast drainage basin in Lowell has experienced significant flooding problems in the past, 
causing complaints and attempts by home owners at minor remedies. An opportunity exists now 
for the City to partner with two proposed developments to build regional detention basins in both 
of the major streams that converge in this area. The Developers will determine the size of 
drainage basins needed for the detention for their projects. The City will pay for the additional 
capacity in those basins that is needed for the additional properties upstream. The City will enact 
a per acre fee system for the additional properties in order to recover the construction costs as 
they are developed over time. The estimated cost for the City investment in the additional 
detention capacity is $300,000. 

 
 
   16.    SUNNY SLOPE DRAINAGE 
            TIF AMOUNT $200,000 

 
The Sunny Slope Mobile Home Park is located at the confluence for the southbound drainage on 
Bloomington St. (U.S. 71B) and the western drainage of the McClure area. This drainage is 
funneled through a narrow open channel along the south property line of the Sunny Slope Mobile 
Home Park. The channel is not adequate for the flow during storm events and the channel 
overflows frequently. This has created significant erosion problems and potential undermining of 
the structure of one of the homes. 
 
The solution to this problem has not been designed yet, but it seems that a combination of an 
underground storm sewer system and an overflow swale may provide a workable solution. A curb 
wall to contain the overflow water and some pavement repair may also be required. The length of 
the watercourse along the mobile home property is 660 feet. Our preliminary cost estimate for the 
project is $200,000. No other source of funds is known at this time, so all the funds will be 
obtained from the TIF bond.    
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17.    CITY PARK IMPROVEMENTS 
         TIF AMOUNT $500,000 

  
The City has a new 72-acre park that will be the City’s primary park for the use and enjoyment of 
all residents, including those in the TIF District. Certainly this park will enhance the image of the 
City and make it a more desirable place for families. Hopefully the addition of the ball fields and 
soccer fields will encourage the selection of Lowell as a host for regional tournaments. 

 
The Parks committee, staff, and consultants have developed a comprehensive park master plan 
that includes plans for $14 million of improvements and facilities over time. Currently, only a 
$400,000 first phase has been funded. Another $250,000 project is being planned that will 
hopefully win a 50% matching grant. A $500,000 project from the TIF funds would be another 
great contribution to the growth and functional use of the park.         

 
 
   18.   SEWER REMEDIATION PROJECTS 
           TIF AMOUNT $ 500,000 
 

In the older parts of Lowell the sewer infrastructure is already at full capacity. Part of this problem 
is a result of high infiltration. It is believed that infiltration studies could isolate sections of the 
sewer lines that could be repaired or replaced and significantly improve the capacity of the system. 
In other sections, a parallel main through a congested area could significantly increase the overall 
system capacity.  

 
It is difficult to estimate this work, but it is believed that a budget of $500,000 could make an 
impact in the required improvements. 

 
 

19.   CONCORD STREET IMPROVEMENTS 
      TIF AMOUNT $2,600,000 
 

Concord Street and Honeysuckle are the two busiest north-south residential collectors in Lowell. 
The Concord area of the city contains more residential homes than any other section. Additionally, 
the new K-7 Tucker School with 650 students is located at the intersection of Concord and School 
Avenue. Concord is a narrow 20-foot wide street with no shoulders and deep roadside ditches. The 
pavement is failing in a number of sections and the subgrade is not structurally sound. 
 
The 1.5 miles of Concord Street will be improved with easement acquisition, widening the street, 
rebuilding the subgrade, and building sidewalks. The street will be widened to a 38-foot wide 
section with three lanes. The center lane will be a continuous turn lane.  
 

            The construction budget for the street improvements is $3 million. We assume that residential 
            developments along the route will contribute $400,000 toward these improvements. The TIF bond 
            portion of the cost will be $2,600,000. 
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   20.    PUPPY CREEK TRAIL:  FROM U.S. 71B to LINCOLN STREET 
       TIF AMOUNT $100,000 

 
      The following are three important segments of the Puppy Creek Trail system planned in south 
      Lowell. Eventually it could literally stretch from the east side to the west side of the 
     City. It will be a type of linear park because it will connect to the City parks. Some of the 

right-of-ways and easements have already been procured for the route and some has not.   The trail 
cross section will be 8- to 10-feet wide. The surface will be PolyPavement or asphalt over 4” of 
crushed stone base. The trail will include occasional benches and trash receptacles. It will also 
include some side trails to highlight scenic features. These side trails will usually be only 3- to 4-
feet wide with a native soil, wood mulch, or grass surface. Much of the construction will be done 
by City crews.     

 
      This segment is approximately 1,770 feet long and will include a pedestrian bridge and a handicap 
      access to Lincoln Street. The cost estimate is $100,000. 

 
 
   21.    BELLVIEW / SPRING CREEK & ARK. HWY. 264 (MONROE AVE.) 
            INTERSECTION IMPROVEMENT 
            TIF AMOUNT $400,000 

 
This intersection is planned for two four-lane collector streets intersecting with future five-lane 
Ark. Hwy. 264. Bellview and Spring Creek Road together form the primary north-south 
transportation route in the western side of Lowell. Both of the streets are narrow two-lane streets 
with roadside ditches. Waiting times at Hwy. 264 are already too long and increase the likelihood 
of traffic accidents. 
 
The proposed project includes reconfiguration to include five lanes on Hwy. 264 and three lanes 
on Bellview and Spring Creek. This will include left turn lanes in all four directions. The 
intersection will include curb and gutter and underground storm sewer. The budget estimate for 
this project is $500,000. Signalization will not be added as part of this project. 
 
Some development is expected at this intersection over the next five years, so we have assumed 
that developers will be required to contribute $100,000 toward these improvements. The net from 
the TIF bond will be $400,000. 

 
 
22.   GOAD SPRINGS ROAD / ARK. HWY. 264 SIGNALIZATION 

TIF AMOUNT  $400,000 
 
Signalization here will allow protected left turns and help manage the traffic congestion at the 
nearby I-540 on and off ramps. Left turn lanes would be added on Goad Springs Road and Monroe 
Avenue, curbs or shoulders would be added for about 200 feet, and drainage would be improved. 
Cost is estimated at $400,000.  
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    23.   IMPROVEMENTS to 71B SIGNALS @ APPLEBLOSSOM AVE. 
            TIF AMOUNT $400,000       
  

The amount of intersecting traffic from the east and west from Appleblossom onto Hwy 71B 
continues to increase. The roadway on Appleblossom Ave. is about 20-feet wide with no 
shoulders and steep road ditches. There are no left turn lanes. The project scope would include the 
addition of left turn lanes on Appleblossom Ave. and the installation of underground storm sewer 
drainage. We propose to increase the lane widths to a minimum of 12 feet for a distance of 200 
feet along Appleblossom Ave. in both directions. Curbs or improved shoulders would be added. 
The signal supports would need to be increased to reach the extra lanes. The cost for these 
improvements is estimated at $400,000.  

 
 

24.   EAST-WEST ARTERIAL from U.S. 71B TO DIXIELAND STREET 
  TIF AMOUNT $1,250,000 
 
 The new east-west corridor will likely be finished from U.S. 71B east to Honeysuckle Street by 
 the end of 2007. It is also likely that the new north-south Dixieland St. connection will be 
 complete in 2007. At that point it will be very apparent that the completion of the east-west 
 corridor west from U.S. 71B to Dixieland St. would be a significant improvement to traffic flow 
 in Lowell.  

 
   This will be a continuation of the four-lane arterial with a landscaped median. Curbs, street lights, 
   storm sewer, and sidewalks will also be included in the project. The length is 3,300 feet and the 
   estimated cost is $2,350,000. It is anticipated that developers will build or contribute 
   approximately 50% of the cost of this street. The amount budgeted from TIF funds is $1,250,000. 

 
 
25.   BELLVIEW ROAD IMPROVEMENTS 

TIF AMOUNT $1,500,000 
 
This five-lane arterial is an important continuation of the arterial being built southward from 
Rogers. It leads to Bellview Elementary School, the new St. Mary’s Hospital, and the new 
Pinnacle Promenade Shopping Mall. The 0.75 mile portion of Bellview in Lowell will cost 
approximately $2.75 million. It is expected that development will be occurring in the near term on 
this road and that developers will contribute to the improvements. Therefore we estimate the TIF 
contribution at $1.5 million. 

 
    26.   ARK. HWY. 264 WIDENING from I-540 to BELLVIEW RD. / SPRING CREEK RD. 

TIF AMOUNT $800,000 
 

  The widening and improvement of Ark. Hwy. 264 west is a State responsibility. However, to help 
  move this project farther up the State priority list, some City matching funds will be needed. The 
  one-mile section from I-540 to Bellview Rd. will probably cost about $4,000,000.  The City match 
  will probably need to be about $800,000. 
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27. PROPOSED SOUTH DIXIELAND STREET EXTENSION to APPLEBLOSSOM AVE. 
TIF AMOUNT $2,650,000 

  
Lowell currently has about 5,000 jobs, and about 3,000 of them are located within a relatively 
small area that includes the JB Hunt Corporate Center and the Lowell Corporate Business Park. 
The only access is from Dixieland or JB Hunt Corporate Drive. 
 
Traffic on both of these roads backs up and requires long waits during peak departure and arrival 
periods. The Lowell master street plan includes an extension of Dixieland south through to 
Appleblossom. 
 
This would allow traffic from west of Lowell to exit to Appleblossom and Goad Springs and avoid 
the congestion of traffic trying to access I-540. Southbound and Eastbound traffic would have two 
options to enter or exit. 
 
The length of this South Dixieland extension would be 3,300 feet. It is proposed as a four lane 
street with curbs and sidewalks and a center median. About half of the right of way has already 
been acquired. The cost estimate for the project is $2,650,000. 
  

 
28.   UPGRADE APPLEBLOSSOM AVE. from U.S. 71B to GOAD SPRINGS ROAD 

  TIF AMOUNT $1,500,000 
 
 Appleblossom Ave. is one of the four major east west traffic corridors in Lowell. It is already 
 undersized since it is only about 20-feet wide with no shoulders and steep roadside ditches. When 
 improvements are made to South Goad Springs Road and to South Dixieland St., the amount of 
 traffic on Appleblossom Ave. will increase dramatically. 
 
 The one-mile long section of Appleblossom Ave. from U.S. Hwy 71B to Goad Springs Road 
 needs to be improved. The minimum cross section should be three 12-foot lanes with curbs, 
 sidewalks, underground storm sewer, and street lighting. 
 
 The cost estimate for these improvements is $3,000,000.  However, western Appleblossom Ave. 
 is located on the Springdale and Lowell city limits boundary.  Therefore, our assumption is that 
 Lowell would pay for the north half of the street for an amount of $1,500,000. 
   

 
    29.   PUPPY CREEK TRAIL:  From U.S. 71B to J.B. HUNT TRAIL 
    TIF AMOUNT $100,000 
 
  This segment is approximately 2,500 feet long and will cost about $100,000.  
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30.  SPRING CREEK ROAD IMPROVEMENTS 

TIF AMOUNT $2,500,000 
 
This five lane arterial is an important continuation of the Bellview arterial being built southward 
from Rogers. It will connect to Appleblossom Road, the underpass at Hwy 412, and to Puppy 
Creek Road. This one mile portion of Spring Creek Road will cost approximately $3.5 million. 
It is expected that development will be occurring in the near term on this road and that developers 
will contribute to the improvements. Therefore we estimate the TIF contribution at $2.5 million. 

 
 
31.    OAKWOOD AVENUE from DIXIELAND STREET to GOAD SPRINGS ROAD 

   TIF AMOUNT $800,000 
 
   Although it is a relatively short street in Lowell, Oakwood Avenue fills a major role in the 
   transportation plan because it is connected to the I-540 overpass bridge. It is one of the three ways 
   Lowell residents can cross I-540 and connect the east and west sides of the city. It should 
   eventually be widened to match the other parts of the four-lane, east-west arterial system. 
   However, this would require widening the interstate bridge, which is a federal highway. At a 
   minimum, the short term upgrade should include two 12-foot-wide lanes with curbs. At the 
   intersection with Dixieland Street and Goad Springs Road, a left turn lane should be added.  
 

   The distance from Dixieland Street to Goad Springs Road is 2,000 feet. The projected cost is 
   $800,000.   

 
 
32.      CENTER CORNER PARK 
           TIF AMOUNT  $250,000 
  

There is no City Park on the west side of I-540 in Lowell. The closest City Park is about four 
miles away across the interstate and certainly is not safely accessible by walking or bicycling. The 
City Comprehensive Plan recommends several small neighborhood parks located on three- to five-
acre tracts. These parks normally contain playgrounds, pavilions, restrooms, passive play areas, 
natural areas, and multi-purpose play surfaces (like basketball courts) or play fields. 
 
There is a unique opportunity to connect a neighborhood park to important historic site in 
southwest Lowell. A school was built on the Center Corner site in the 1890’s and then replaced 
with the present structure in 1911. The historic building is in good condition and is used monthly 
for bluegrass music gatherings and other occasional community activities. The one-acre site is 
owned by the Rogers School District.  
 
The project plan is to form a City of Lowell-Rogers School district partnership to preserve and 
enhance the building and to add park activities on the site. Hopefully, another acre or two could be 
added from the surrounding land to the south and west. The proposal is for general building 
maintenance and the addition of restrooms and a small warming or catering kitchen. 
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A playground, parking, fencing, signage, picnic benches, and an outdoor pavilion would activate 
this small park space for the enjoyment of the western neighborhoods, while preserving one of the 
truly authentic historic sites in Lowell. 
 
The project cost for the items listed above with the purchase on one additional acre is estimated at 
$250,000. The TIF bond will be needed to fund the project. 
 
 

    33.   ALLEYWAY FROM EAST MONROE AVE. TO FUTURE EAST-WEST COLLECTOR 
            TIF AMOUNT $500,000 
 

The alley behind Arvest Bank, Sonic, Dairy Queen, KFC and future businesses has become an 
important part of the Lowell street system as witnessed by its heavy vehicle use.  Our plan is to 
convert this alley into a city street with a 30-foot wide curbed cross-section and a sidewalk.  The 
new street would extend from East Monroe Avenue south to the right-of-way just south of KFC.  
From there it would turn west and connect to U.S. 71 B approximately across from Overland 
Avenue.  The length of this street will be 1,300 feet and the cost estimate is $500,000. 
 

 
34.    EAST-WEST ARTERIAL from GOAD SPRINGS ROAD to BELLVIEW ROAD 
         TIF AMOUNT $1,500,000 

 
In order to provide an east-west artery and provide local traffic another route than Ark. Hwy. 264, 
the street master plan includes an east west connector from Goad Springs Road to Bellview Rd., 
and then continuing west to Mount Hebron Road. 
 
The cross section is proposed to be a four-lane roadway with a boulevard. From Goad Springs Rd. 
to Bellview Rd., the distance is one mile and the cost estimate is $3,500,000. However, the City 
will wait for developers to build most of this route as they develop the adjoining properties. 
The City will likely need to contribute to some of these projects or complete infill sections. 
We assume that $1,500,000 should be estimated as the City’s responsibility for this project.    

 
 

35.   EAST LADELLE ROAD 
TIF AMOUNT $2,000,000 
 
This residential collector will be a three-lane road. Where the third lane is not needed for turning 
or driveways, it may be replaced with a center landscaped median. The route will become an 
important local route for property along Ark. Hwy. 264 and will provide a way for local traffic to 
move to and from work without entering the busy state highway. 
 
The cost estimate for this new 1.25-mile route is $3,000,000. It is anticipated that some of the cost 
will be provided by developments along the route. Therefore, the TIF amount is expected to be 
$2,000,000. 
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36.   EAST-WEST ARTERIAL from BELLVIEW RD. to MT. HEBRON RD. 
  TIF AMOUNT $750,000 

 
See the discussion in the Goad Springs Rd. to Bellview Rd. item above. The section from 
Bellview  Rd. to Mt. Hebron Rd. is 3,000 feet long. The overall cost estimate is $2,000,000. The 
City portion is estimated at $750,000.  

 
 

   37.    PUPPY CREEK TRAIL: From I-540 to SOUTH CITY LIMITS 
    TIF AMOUNT $300,000   
 

This segment is approximately 1.5 miles long and will include some pedestrian bridges. The cost 
estimate is $300,000. 
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The purpose of this study is to estimate the cash flows that will accrue to the Lowell Tax 
Increment Financing District (LTIFD) as a result of the proposed tax increment financing 
project.   The LTIFD encompasses 612 parcels, covering a large portion of the City of Lowell.  
The formation of the LTIFD was spurred by the desire to finance the infrastructure that will 
facilitate the redevelopment of the Lowell area.  Redevelopment of the area is seen as key to 
improving local property values and providing the revenues to the city that are necessary to 
support continued growth in the city boundaries. Tax increment financing (TIF) was chosen as 
the appropriate tool for this private/public partnership. 
 
Researchers at the Center for Business and Economic Research (CBER) in the Sam M. Walton 
College of Business at the University of Arkansas were asked to project the revenues that tax 
increment financing will provide for the LTIFD.  The methodology employed was as follows.  
First, a copy of the property ownership report for the LTIFD was obtained from City of Lowell 
staff.  This report included the identification of and 2004 assessed valuation numbers for the 612 
parcels included in the Lowell Redevelopment District.  Supplementing this information, CBER 
researchers used the Benton County Assessor’s property database to obtain the 2002-2003 
assessment values for the same 612 parcels.   
 
The collected data show that 311 of the parcels in the LTIFD are classified as Residential 
Improved (RI), 173 of the parcels are classified as Residential Vacant (RV), 127 of the parcels 
are classified as Commercial Improved (CI), and one property is classified as Commercial 
Vacant (CV).  A total of 598 of the identified parcels had non-zero assessment values in 2004. 
 
In 2004, the total assessed value of the parcels in the LTIFD was $32,725,890.  In 2004, the 
year-on-year growth rate of the assessed value was 2.4 percent.  Of the 593 parcels with nonzero 
assessed values in both 2003 and 2004, 174 parcels had assessment growth rates of less than 0 
percent, 367 had assessed values that grew at 0 percent, and 52 parcels had assessment growth 
rates of more than 0 percent.  The average growth rate for all parcels was only 2.4 percent.  
However, CBER researchers believe that these numbers are artifacts of the way that assessment 
data are kept.  When the average growth rate from 2002 to 2004 is examined, the breakdown of 
the relevant 584 properties is the following:  20 parcels had assessment growth rates of less that 
0 percent, 196 parcels had assessed values that grew at 0 percent, and 368 parcels had assessed 
values that grew at more than 0 percent. During the 2002 to 2004 period, the average annual 
growth rate was 16.7 percent. 
 
Based on all of the previous information, CBER researchers have developed a plausible, 
conservative revenue scenario for the LTIFD.  The scenario takes into consideration that owner-
occupied residential property assessment growth is capped at 5 percent, that properties owned 
and occupied by residents over the age of 65 have frozen property assessments, and that all other 
property assessment growth is capped at 10 percent, annually.  In order to provide a conservative 
estimate of the revenue that would be generated without infrastructure investments due to a TIF 
district, a projection is made of the growth in assessed property values without any newly 
assessed properties. These revenue estimates do not capture the growth in assessments that will 
result from new construction, and as such, likely underestimate the true revenues that are likely 
to accrue to the district.  Table 1 presents the revenue estimates by year for this conservative 
scenario without new construction. 
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Table 1 shows estimates of what the increment would be in each year.  The total increment over 
25 years is just over $1.5 billion.  A millage rate of 14.3 is applied to the increment to illustrate 
what the yield to a TIF district would be.  This millage rate was obtained by summing the 2004 
millage rates for the City of Lowell (5.4), Benton County (6.2), and Northwest Arkansas 
Community College (2.7).  Excluded is the school millage of 39.5.  The City of Lowell currently 
receives the equivalent of 6.0 mills, broken down as 5.4 from the city-levied millage and 0.6 
mills as turn back for roads from Benton County. 
 
The total yield to the LTIFD under this scenario is over $21.6 million over the next 25 years.  
Because of the effects of compounding growth, over half of the total revenue is generated in the 
final five years of the life of the LTIFD.  The total yield is also discounted back for expected 3 
percent annual inflation for a present value calculation.  The present value is $12.7 million under 
these assumptions.  Approximately this amount will be available through the sale of bonds for 
the infrastructure investments that are the reason for forming the LTIFD. 
 
The scenario that has been presented is very sensitive to changes in the assumed assessment 
growth rate and to the amount of millage that is dedicated to the TIF district.  New legislation, 
combined with existing lawsuits, will determine the amount of millage that is available for use 
by the TIF district.  Any change to the assumption of 14.3 mills, shown in the revenue scenario 
will have implications for the total amount of revenue that the TIF district can be expected to 
generate.  Moreover, the assumed growth rates are based on only two year’s worth of 
information.  If the economic outlook of the next 25 years differs substantially from the 
experience of 2002-2004, then the growth rate in assessed property valuation can be expected to 
change as well.  Past growth rates provide the best available information about the future, but 
there are a whole host of potential factors that could lead to deviations from the estimated 
assessment growth rates over the next 25 years.  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
23 



 

 4

Table 1:  Estimates of Growth in LTIFD Assessed Valuations 
Baseline Scenario (CI:  7.3%, CV:  8.3%, RI:  5.3%, RV:  10.0%) 

Projected Total Increment:  $1,516,023,701 
Projected Total Yield:  $21,679,139 

Present Value of Projected Total Yield:  $12,744,032 
Assumes Millage Rate of 14.3 (City:  5.4, County:  6.2, NWACC:  2.7) 

Year 2005 2006 2007 2008 2009 
Projected Total Effective Assessed 
Value $35,083,647 $37,616,379 $40,337,462 $43,261,324 $46,403,535
Projected Growth Rate 7.2% 7.2% 7.2% 7.2% 7.3%
Projected Increment $2,357,757 $4,890,489 $7,611,572 $10,535,434 $13,677,645
Projected Yield $33,716 $69,934 $108,845 $150,657 $195,590
Projected Present Value of Yield $32,734 $65,920 $99,609 $133,857 $168,718
        

Year 2010 2011 2012 2013 2014 
Projected Total Effective Assessed 
Value $49,780,894 $53,411,534 $57,315,027 $61,512,507 $66,026,791
Projected Growth Rate 7.3% 7.3% 7.3% 7.3% 7.3%
Projected Increment $17,055,004 $20,685,644 $24,589,137 $28,786,617 $33,300,901
Projected Yield $243,887 $295,805 $351,625 $411,649 $476,203
Projected Present Value of Yield $204,251 $240,516 $277,576 $315,494 $354,340
        

Year 2015 2016 2017 2018 2019 
Projected Total Effective Assessed 
Value $70,882,526 $76,106,330 $81,726,966 $87,775,510 $94,285,548
Projected Growth Rate 7.4% 7.4% 7.4% 7.4% 7.4%
Projected Increment $38,156,636 $43,380,440 $49,001,076 $55,049,620 $61,559,658
Projected Yield $545,640 $620,340 $700,715 $787,210 $880,303
Projected Present Value of Yield $394,182 $435,094 $477,153 $520,438 $565,033
        

Year 2020 2021 2022 2023 2024 
Projected Total Effective Assessed 
Value $101,293,386 $108,838,272 $116,962,645 $125,712,404 $135,137,194
Projected Growth Rate 7.4% 7.4% 7.5% 7.5% 7.5%
Projected Increment $68,567,496 $76,112,382 $84,236,755 $92,986,514 $102,411,304
Projected Yield $980,515 $1,088,407 $1,204,586 $1,329,707 $1,464,482
Projected Present Value of Yield $611,025 $658,504 $707,567 $758,313 $810,848
        

Year 2025 2026 2027 2028 2029 
Projected Total Effective Assessed 
Value $145,290,725 $156,231,114 $168,021,256 $180,729,231 $194,428,744
Projected Growth Rate 7.5% 7.5% 7.5% 7.6% 7.6%
Projected Increment $112,564,835 $123,505,224 $135,295,366 $148,003,341 $161,702,854
Projected Yield $1,609,677 $1,766,125 $1,934,724 $2,116,448 $2,312,351
Projected Present Value of Yield $865,281 $921,727 $980,309 $1,041,152 $1,104,392
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Lowell TIF Project Plan

Dollars in Millions Line item
Lowell TIF AHTD Private TOTALS

The 'A' List

1. Street / Traffic 71B / Hwy. 264 Interchange $0.60 $2.40 $3.00

2. Street / Traffic Robinson Improvements from 71B to $2.35 $0.25 $2.60
  Proposed Dixieland + 71 Signalization

3. Street / Traffic Monroe East from RR to Old Wire Rd. $0.544 $1.00 $1.544
  (Phase 1)

4. Street / Traffic Monroe East from RR to Old Wire Rd. $1.80 $1.80
  (Phase 2)

5. Drainage Christie Creek Drainage $0.20 $0.30 $0.50

6. Street / Traffic North Goad Springs Road from $1.25 $1.50 $2.75
    Oakwood to Ark. Hwy. 264

7. Sidewalks Install or Renovate Sidewalks in $0.40 $0.40
   Older Sections of the City ($40K/yr.)

8. Street / Traffic Downtown Lowell District $1.00 $3.00 $4.00
Drainage
Sidewalks

9. Sewer Sewer Infrastructure $0.75 $0.25 $1.00

10. Street / Traffic East-West Arterial U.S. 71 B to $0.25 $1.20 $1.45
   Honeysuckle Street

Total 'A'  List $9.144 $3.40 $6.50 $19.044
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Dollars in Millions Line itemNOTE:  Refer to the TIF Project Plan Descriptions for more information.
The project numbers do not represent funding construction priorities.



  The ' B ' List Lowell TIF AHTD Private TOTALS

11. Street / Traffic Monroe Ave. Signal Improvements $0.10 $0.10

12. Water Zion Road Water Systems $0.50 $0.50

13. Street / Traffic South Goad Springs Road to $1.70 $0.90 $2.60
   Appleblossom Avenue

14. Sewer / Drainage Sabre Heights $2.00 $2.00

15. Drainage Northeast Drainage Improvements $0.30 $0.30

16. Drainage Sunny Slope Drainage $0.20 $0.20

17. Parks City Park Improvements ($14 mil. tot.) $0.50 $0.50

18. Sewer Sewer Remediation Projects $0.50 $0.50

19. Street / Traffic Concord Street $2.60 $0.40 $3.00

20. Trails Puppy Creek Trail:  From U.S. 71B to $0.10 $0.10
    Railroad Tracks

21. Street / Traffic Bellview / Spring Creek (Ark. Hwy. 264) $0.40 $0.10 $0.50
  Intersection Improvement

22. Street / Traffic Goad Springs Rd. / Hwy.264 Signalize $0.40 $0.40

23. Street / Traffic Improvements to U.S. 71 B @ $0.40 $0.40
   Appleblossom Ave.

24. Street / Traffic East-West Arterial from to 71 B to $1.25 $1.10 $2.35
  Proposed Dixieland St.

25. Street / Traffic Bellview Road Improvements $1.50 $1.25 $2.75

26. Street / Traffic Ark. Hwy. Widening from I-540 to $0.80 $3.20 $4.00
Bellview Rd. / Spring Creek Rd.

27. Street / Traffic Proposed S. Dixieland to Appleblossom $2.65 $2.65
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Dollars in Millions Line item

Lowell TIF AHTD Private TOTALSNOTE:  Refer to the TIF Project Plan Descriptions for more information.
The project numbers do not represent funding construction priorities.



28. Street / Traffic Upgrade Lowell's Half of Appleblossom $1.50 $1.50 $3.00
   from 71 B to Goad Springs Road

29. Trails Puppy Creek Trail:  From U.S. 71 B to $0.10 $0.10
    to J.B. Hunt Trail

30. Street / Traffic Spring Creek Road Improvements $2.50 $1.00 $3.50

31. Street / Traffic Oakwood from Dixieland to $0.80 $0.80
    Goad Springs Road

32. Park Center Corner Park $0.25 $0.25

33. Street / Traffic Alleyway from East Monroe Ave. to $0.50 $0.50
   Future East-West Collector

34. Street / Traffic East-West Arterial from Goad Spgs. Rd. $1.50 $2.00 $3.50
   to Bellview Road

35. Street / Traffic East Ladelle Road -- Three-Lane Road $2.00 $1.00 $3.00

36. Street / Traffic East-West Arterial from Bellview Rd. to $0.75 $1.25 $2.00
   to Mt. Hebron Rd.

37. Trails Puppy Creek Trail:  From I-540 to $0.30 $0.30
    South City Limits

Total 'B' List $26.100 $3.200 $10.50 $39.800

TOTAL 'A' and 'B' LIST $35.244 $6.600 $17.000 $58.844
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NOTE:  Refer to the TIF Project Plan Descriptions for more information.
The project numbers do not represent funding construction priorities.









Draft of Project Plan Ordinance 
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